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Figure 2-2 Project Site Location 
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2.4 Existing Site Characteristics 

2.4.1 Site Conditions 
The project site is located in an urbanized area and is generally flat, with an average elevation of 388 
feet above mean sea level. There are two existing commercial structures in the southern portion of 
the site, which are occupied by a gas station and a Burger King restaurant. The central and southern 
areas of the site are partially developed with parking lots, roadways, and paved areas, as shown in 
Figure 2-2. Street trees are planted along Cochrane Road fronting Burger King, the gas station, and 
De Paul Drive along the southern portion of the site. The southeast corner of the site near the two 
existing commercial tenants is landscaped with ornamental trees and shrubs. The remainder of the 
site is undeveloped and contains ruderal vegetation, primarily mowed grasses and shrubs. 

2.4.2 Current Land Use and Zoning Designations  
The project site is split between two City of Morgan Hill 2035 General Plan land use designations. 
The northwest corner of the site is designated Mixed Use Flex (7 to 24 dwelling units/acre) with the 
remainder designated Commercial. The Commercial designation allows a wide range of retail 
businesses, administrative and executive office uses, and professional services, either in standalone 
buildings or as part of shopping centers. It allows a maximum floor area ratio of 0.6. The Mixed Use 
Flex land use designation allows for a mix of residential, commercial, and office uses, with 7 to 24 
dwelling units per acre and a maximum floor area ratio of 0.5. (Morgan Hill 2016). 

The project site is zoned as Highway Commercial (CH), which seeks to provide areas adjacent to the 
freeway that can accommodate highway and tourist-oriented uses, and allows business services, 
restaurants and cafes, hotels, offices, retail services, and other related facilities (Morgan Hill 2018). 
Additionally, the project site has a Planned Unit Development (PUD) Legacy Zone, which is a zoning 
district applied to the property prior to July 7, 2018 and remains the zoning in effect for the 
property (Morgan Hill 2018).  

2.4.3 Surrounding Land Uses  
Parcels to the east of the project site have a land use designation of Commercial and 
Commercial/Industrial and are zoned as General Commercial and Public Facilities with a PUD 
overlay. Parcels south of the project site include Phase I of the Shopping Center, which has a 
Commercial land use designation and is zoned CH with the PUD overlay. Parcels west of the site are 
located in Santa Clara County and the City of Morgan Hill’s sphere of influence. These parcels have a 
land use designation of Rural County. Parcels to the north of the site have a land use designation of 
Residential Detached Medium (up to 7 dwelling units/acre) and are zoned Residential Detached 
Medium Density (RDM 9,000 or 7,000) with a Planned Development (PD) overlay.  

Surrounding development includes detached single-family houses to the north, senior living 
apartments to the east, commercial retail in Phase I of the Shopping Center to the south, and single-
family and industrial structures within agricultural operations to the west. Buildings range in height 
from one to two stories.  

2.5 Project Characteristics 
The project would involve construction of Phase II of the Cochrane Commons development on the 
undeveloped site adjacent to the completed Phase I. The Phase II project currently proposed is 
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different from the originally proposed Phase II that was analyzed in the 2005 EIR. The project would 
consist of 498 residential units, consisting of a mix of townhomes and apartments, 135,000 square 
feet of retail space, and a 140-room hotel. To facilitate the Phase II project changes, amendments to 
the General Plan land use designation and zoning is required.  The General Plan land use designation 
would be changed from Commercial to Mixed Use Flex and the zoning would be changed from 
CH/PUD to MU-F/PD. The residential uses would be located in the northern and middle portion of 
the project site and the hotel and commercial retail would be located in the southern portion. The 
project would also include various onsite amenities for residents. A courtyard with outdoor open 
space would be provided near the proposed apartment units. A clubhouse, recreation hall, and 
swimming pool would also be provided for onsite residents. Table 2-1 details the breakdown of 
proposed uses and square footage. 

Table 2-1 Project Summary 
Project Component Size or Unit Amount 

Residential 

Townhomes/Apartments 498 

Commercial  

Hotel 140 rooms 

Retail 135,000 square feet 

Mixed Use Flex Zoning Information 

Maximum Floor Area Ratio 0.5 

Maximum Height 35 feet 

Residential Densities 7 to 24 units per acre 

Maximum Building Coverage 50% 

Site Access, Circulation, and Parking 
Vehicles would access the project site primarily from De Paul Drive, which bisects the site 
horizontally from Cochrane Road. Access would be taken from two driveways off De Paul Drive 
leading to two central roadways which would connect to two driveways off Mission View Drive, as 
shown in Figure 2-3. An additional driveway would be located off Cochrane Road that would allow 
right-in and right-out vehicle movements. There would be a total of 1,367 parking spaces. Parking 
would be constructed in phases. During Construction Phase 1, the project would include 276 parking 
stalls for the proposed townhomes. During Construction Phase 2, 658 stalls would be added for the 
rental apartment units, and during Construction Phase 3, 433 stalls would be added for the 
proposed retail uses and hotel.  
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Figure 2-3 Proposed Conceptual Site Plan 

 



Project Description 

 
Subsequent Environmental Impact Report 2-7 

Grading and Drainage 
The project area has been previously graded and would further be modified by additional grading 
with excavation estimated at 37,510 square feet and balanced onsite fill. Stormwater drainage 
would be directed to catch basins located throughout the project site and then conveyed via 
underground storm drainpipes to a stormwater detention pond along the northern project 
boundary. The storm drain system design would incorporate City standards for pipe sizes, maximum 
slopes, minimum flow velocities, and pipe material. The detention basin would be sized in 
accordance with the City’s detention design criteria. Stormwater would be temporarily stored in the 
planned detention pond and pumped to the adjacent Cochrane Channel at discharge rates at or 
below pre-development levels, as required by the Santa Clara Valley Water District. 

Landscaping and Trees 
The project would involve new landscaping elements, including trees and vegetation along Mission 
View Drive and Cochrane Road, shrubs along the building perimeters and trees in parking areas. 
Additional trees and landscaping would be located in building courtyards. The landscaping plan 
would be subject to review and approval during the Design Permit process.  

Electricity 
Pursuant to Chapter 15.63 of Morgan Hill Municipal Code, new residences and structures developed 
under the proposed project would not utilize natural gas and would be designed to be all-electric. 
The project would also be designed to exceed state standards, but the percentage that would be 
exceeded is still to be determined. 

Offsite Improvements 
The project would include sidewalk and pavement improvements along road frontages that border 
the project site.  

Construction 
Construction would occur over three phases. Construction Phase 1 would consist of 104 units 
(175,000 square feet) of for-sale townhomes. Construction Phase 2 would consist of 394 units 
(410,000 square feet) of rental apartments. Construction Phase 3 would consist of the retail space 
and hotel. Construction would occur from March 2023 to September 2025 between the hours of 7 
a.m. and 5 p.m. from Monday to Saturday. The construction schedule is detailed in Table 2-2. 
Construction would include 37,510 cubic yards of excavation, with balanced cut and fill.  
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Table 2-2 Construction Schedule 
Phase of Construction Dates Phase 1 Phase 2 Phase 3 

Site Preparation Start Date: 
End Date: 

3/2023 – 
4/2023 

3/2024 –  
4/2024 

3/2025 –  
4/2025 

Grading Start Date: 
End Date: 

5/2023 – 
6/2023 

5/2024 – 
6/2024 

5/2025 –  
6/2025 

Building Construction Start Date: 
End Date: 

7/2023 –  
3/2025 

7/2024 –  
11/2024 

4/2025 –  
8/2025 

Paving Start Date: 
End Date: 

6/2023 –  
7/2023 

6/2024 –  
7/2024 

6/2025 –  
7/2025 

Completion date for all construction 9/2025 

2.6 Project Objectives 
The objectives of the project as proposed by the applicant include: 

 Increasing the viability of the existing Cochrane Commons anchors and tenants 
 Creating a vibrant and exciting place for the residents of Morgan Hill to live, work, and shop all 

in one place 
 Assisting in protecting the tax revenue generated by the current and future tenants and the 

long-term viability of Morgan Hill’s retailers 
 Providing much needed variety to the city’s housing stock in the form of market rate and below 

market rate affordable housing 
 Encouraging the development of the remainder of the shopping center 

2.7 Required Approvals 
The City of Morgan Hill is the lead agency with responsibility for approving the project. Approval 
from other public agencies is not required. This SEIR is intended to provide the information and 
environmental analysis necessary to assist the City in considering the approvals and actions 
necessary to adopt and implement the project. Such actions include: 

 Certification of a SEIR. Certify the Cochrane Commons Phase II SEIR and make environmental 
findings pursuant to CEQA 

 Amendment to Zoning and General Plan Designation. Adopt an amendment to the zoning map 
and General Plan land use map to convert the Phase II development area to Mixed Use Flex 

 Adopt a revised Planned Development Combining District and associated Master Plan.  Adopt 
a revised PD and Master Plan for Phase II to allow the proposed uses.  

 Design Permit. Review and Approve a Design Permit consistent with Master Plan.  

2.8 Relationship of Proposed Project to Previous EIR 
Analysis 

In 2005, an EIR was certified for the Cochrane Commons Shopping Center, a project that included 
development of 590,100 square feet of retail space, a 12-pump gas station, and a 63,200-square-
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foot movie theatre. The project was proposed to be built out in two phases, with the first phase 
covering the southwest portion of the site and the second phase covering the northeast portion of 
the site. The 2005 EIR covered both Phase I and Phase II of project construction. Construction of 
Phase I of the project was completed in 2007, consisting of 262,560 square feet of commercial 
retail, including a 127,732-square-foot Target store. Two commercial structures were also 
constructed on the eastern portion of the project site in the Phase II area and are currently occupied 
by a gas station and fast-food restaurant. In total, 303,429 square feet of retail space has been 
constructed, along with the gas station. Table 2-3 compares the proposed project to the project 
analyzed in the 2005 EIR. The 2005 EIR was certified in November 2005 (State Clearinghouse 
Number 2004112060) and assesses impacts from implementation of the Cochrane Road Planned 
Unit Development. The 2005 EIR is available on the City’s website located at: http://www.morgan-
hill.ca.gov/2259/Cochrane-Commons-Phase-2. 

Table 2-3 Project Comparison to the 2005 EIR 

Project Component Proposed in 2005 EIR 
Difference Between 2005 EIR Project  
and Existing Plus Proposed Project 

Residential None +498 dwelling units (Phase I and II) 

Hotel None +140 rooms (Phase II) 

Retail 657,250 square feet (over Phase I and II) -259,690 square feet (over Phase I and II) 

 

http://www.morgan-hill.ca.gov/2259/Cochrane-Commons-Phase-2
http://www.morgan-hill.ca.gov/2259/Cochrane-Commons-Phase-2
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3 Environmental Setting 

This section provides a general overview of the environmental setting for the proposed project. 
More detailed descriptions of the environmental setting for each environmental issue area can be 
found in Section 4, Environmental Impact Analysis. 

3.1 Regional Setting 
The project site is located in the City of Morgan Hill. The City is 13 square miles and located in the 
southern portion of Santa Clara County. It is approximately 20 miles south of downtown San José 
and 10 miles north of Gilroy. With an estimated 2021 population of 47,374, Morgan Hill is the ninth 
most populous of the county’s 15 cities (Department of Finance 2021). The project site is located on 
the southwest corner of the intersection of Mission View Drive and Cochrane Road. Figure 2-1 in 
Section 2, Project Description, shows the location of the project site in the region. Figure 2-2 shows 
the location of the project site in relationship to the surrounding neighborhood. 

A system of roadways, including arterials, collectors, and local streets, provide vehicular access 
throughout the City. Some of the major roadways include Monterey Road, Butterfield Boulevard, 
Hale/Santa Teresa Corridor, Cochrane Road, and Tennant Avenue. The closest freeway is U.S. 101, 
which bisects the City and provides north-south access. The project site is approximately 800 feet 
north of U.S. 101.  

The City is part of the Santa Clara Valley, which is surrounded by mountains to the east, south, and 
west, while the Bay borders it to the north. Due to the influence of the topography and geography, 
the area has a Mediterranean climate with mild to moderate air temperatures year-round. The 
average maximum temperature during the summer is 87 degrees Fahrenheit and 61 degrees 
Fahrenheit during the winter. Annual the average temperature is 73 degrees Fahrenheit. Annually 
the City of Morgan Hill receives approximately 22 inches of precipitation with most of the rainfall 
concentrated in the winter months (Western Regional Climate Center 2022). The City of Morgan Hill 
is located approximately 17 miles inland from the coastline of the Pacific Ocean.  

3.2 Project Site Setting 
The project site is located in an urbanized area and is generally flat, with an average elevation of 388 
feet above mean sea level. As shown in Figure 2-2 in Section 2, Project Description, the central and 
southern areas of the site are partially developed with parking lots, roadways, and paved areas. 
Trees are planted along Cochrane Road and De Paul Drive along the southern portion of the site. 
The southeast corner of the site near two existing commercial tenants is landscaped with 
ornamental trees and shrubs. The remainder of the site is undeveloped and contains ruderal 
vegetation, primarily mowed grasses and shrubs. 

The project site is bordered by a commercial development (Cochrane Commons Phase I) to the 
west, Mission View Drive to the east, detached single-family residences to the north, and Cochrane 
Road to the south. Surrounding development includes detached single-family houses to the north, 
senior living apartments to the east, commercial retail in Phase I of the Shopping Center to the 
south, and single-family and industrial structures in agricultural operations to the west. Buildings 
range in height from one to two stories.  
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There are two existing commercial structures in the southern portion of the site, which are occupied 
by a gas station and a Burger King restaurant. In addition, the central and southern areas of the site 
are developed with parking lots, roadways, and paved areas, as shown in Figure 2-2. The site has 
both a land use designation of Mixed Use Flex and Commercial. The Mixed Use Flex designation 
allows for a mix of residential, commercial, and office uses, with 7 to 24 dwelling units per acre and 
a maximum floor area ratio of 0.5. The Commercial designation allows a wide range of retail 
businesses, administrative and executive office uses, and professional services, either in stand-alone 
buildings or as part of shopping centers. The maximum floor area ratio is 0.6. The project site is 
zoned Highway Commercial (CH), which seeks to provide areas adjacent to the freeway that can 
accommodate highway and tourist-oriented uses, and allows business services, restaurants and 
cafes, hotels, offices, retail services, and other related facilities (Morgan Hill 2018). Additionally, the 
project site has a Planned Unit Development Legacy Zone, which is a zoning district which was 
applied to a property prior to July 7, 2018 and remains the zoning in effect for the property (Morgan 
Hill 2018).  

3.3 Cumulative Development 
In addition to the specific impacts of individual projects, CEQA requires EIRs to consider potential 
cumulative impacts of the proposed project. CEQA defines “cumulative impacts” as two or more 
individual impacts that, when considered together, are substantial or will compound other 
environmental impacts. Cumulative impacts are the combined changes in the environment that 
result from the incremental impact of development of the proposed project and other nearby 
projects. For example, traffic impacts of two nearby projects may be less than significant when 
analyzed separately but could have a significant impact when analyzed together. Cumulative impact 
analysis allows the EIR to provide a reasonable forecast of future environmental conditions and can 
more accurately gauge the effects of a series of projects. 

CEQA requires cumulative impact analysis in EIRs to consider either a list of planned and pending 
projects that may contribute to cumulative effects or a forecast of future development potential. 
The cumulative scenario considered in the cumulative analysis in Section 4, Environmental Impact 
Analysis, is based on buildout of the City’s General Plan, which projects growth in the City through 
2035. The City’s General Plan anticipates buildout to include an additional 963,545 square feet of 
retail development, 1,855 new single-family housing units, and 5,006 multifamily housing units. The 
Plan projects a population increase of approximately 50 percent from 2015 levels to a population of 
68,057 (City of Morgan Hill 2017). 
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This EIR was prepared by the City of Morgan Hill, with the assistance of Rincon Consultants, Inc. 
Consultant staff involved in the preparation of the EIR are listed below. 
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Abe Leider, AICP CEP, Principal 
Katherine Green, AICP, Project Manager 
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